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232 Las Ondas Vicinity Map 

IV. BACKGROUND
Existing development on the site consists of a 980 square foot one-story single-family dwelling
and a detached 400 square foot two-car garage with attached 200 square foot workshop.  Interior
improvements are proposed to convert the building to a studio dwelling unit.
New State requirements regarding local government regulation of accessory dwelling units
(ADUs) became effective on January 1, 2017. The Legislature amended Government Code
section 65852.2 to modify the requirements that local governments may apply to ADUs with the
intent of removing development barriers. Government Code 65852.2 states that ADU
applications “shall be considered ministerially without discretionary review or a hearing.”
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However, 65852.2 does not “supersede or in any way alter or lessen the effect or application of 
the California Coastal Act...except that the local government shall not be required to hold public 
hearings for coastal development permit applications for accessory dwelling units.” (Gov. Code, 
§ 65852.2, subdivision. (j))
On April 18, 2017 the California Coastal Commission published a memorandum clarifying how 
local jurisdictions should apply the new regulations in the Coastal Zone. The memorandum 
clarifies that although attached ADU applications can be exempt from Coastal Development 
Permits, detached AUDs do not qualify for an exemption.  Pursuant to SBMC §28.44.110.C, the 
Staff Hearing Officer is the designated decision-maker on the Coastal Development Permit, but 
shall not require a public hearing in accordance with Government Code 65852.2.  Therefore, 
because the proposed unit is detached from the main residence, a public hearing is not required 
for the Coastal Development Permit.  

V. SITE INFORMATION AND PROJECT STATISTICS
A. SITE INFORMATION

Applicant: Steve Harrel 
Property Owner: Ryan & Natalie Perry 
Site Information 
Parcel Number: 045-162-029 Lot Area: 6,930 square feet

Coastal Land Use Plan: Residential 5 units/acre Zoning: R-1/SD-3 
One-Family Residence/Coastal Zone 

Existing Use: Single-Unit Residential Topography: 9% slope
Adjacent Land Uses 

North – Single-Unit Residential East - Single-Unit Residential 
South - Single-Unit Residential West - Single-Unit Residential 

B. PROJECT STATISTICS

Existing Proposed 
Primary Dwelling 980 No Change 
ADU N/A 600 
Garage 400 0 
Accessory Workshop Space 200 0 
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VI. POLICY AND ZONING CONSISTENCY ANALYSIS
A. ZONING ORDINANCE CONSISTENCY

Standard Requirement/ 
Allowance Existing Proposed 

Setbacks 
-Front
-Interior

15 feet 
5 feet 

14 feet (accessory) 
7.5 feet (accessory) 

No Change 
No Change 

Height (accessory) 30 feet 11.5 feet No Change 

Parking 
Primary Unit = 2 

spaces 
ADU = 0 spaces 

Primary Unit = 2 
covered spaces 

ADU = N/A 

Primary Unit = 2 
uncovered spaces 
ADU = 0 spaces 

Open Yard 1,250 square feet > 1,250 square feet No Change 

ACCESSORY DWELLING UNIT STANDARDS 
Accessory Dwelling Units (ADUs) are permitted in single-unit and multi-unit residential 
zones, provided they meet the requirements in Government Code §65852.2 and comply with 
applicable local zoning requirements.  The proposed detached ADU would be created by 
converting an existing detached garage/workshop on the property, which is less 1,200 square 
feet in size. Additionally, the unit would comply with building height, open yard, and solar 
access requirements.  The existing garage/workshop building is set back 14 feet from the 
front lot line and therefore encroaches one foot into the required 15-foot front setback.  No 
exterior alterations are proposed within the setback, and Government Code §65852.2(a) 
allows an existing garage within a required setback to be converted to an ADU.  Parking for 
the ADU is not required as it is converting existing floor area (including garages), and is 
located within one quarter mile of public transit.  Replacement parking for the primary unit 
is required when an existing garage is converted to an ADU; therefore, the project is 
proposing to replace the garage parking spaces with two uncovered parking spaces in the 
existing driveway.  When existing garage parking is converted to an ADU, Government Code 
§65852.2(a) allows replacement parking for the primary dwelling to be located within
setbacks.  Therefore, a setback modification is not required for the project.

B. COASTAL LAND USE PLAN CONSISTENCY
COASTAL DEVELOPMENT PERMIT

Per the California Coastal Commission memorandum dated April 18, 2017, the detached
Accessory Dwelling Unit requires a Coastal Development Permit and thus must be found
consistent with the City’s Coastal Land Use Plan (LUP), which implements the California
Coastal Act.

COASTAL LAND USE PLAN CONSISTENCY

The project is in the Mesa Component Area of the LUP, which is located between Arroyo
Burro Beach to the westerly boundary of Santa Barbara City College.  The LUP states that
the primary land use of this area is single-family residential and has very limited additional
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development potential.  The major coastal issues identified for the Mesa Component Area 
include public scenic views, beach and coastal bluff erosion.  
The project site is not located on the coastal bluff and was not found to be archaeologically 
sensitive.  Public views would not be affected as none exist across the site, and there would 
be no increase to the size or height of the existing structure.  
Applicable Policies 
1. Policy 2.1-2 Accessory Dwelling Units. The City may allow accessory dwelling units,

which tend to be more affordable than standard housing, so long as such development
is found consistent with the policies of the Coastal LUP.
The proposed ADU would be a 600 square foot studio unit and would have no on-site
parking; therefore, it would be more affordable by design than standard housing. As
described below, the proposed development can be found consistent with the policies of
the LUP.

2. Policy 2.1-17 Land Use Categories and Map Designations. The land use categories and
designations in Tables 2.1-1 through 2.1-5 establish the type, density, and intensity of
land uses within the City’s Coastal Zone. Figure 2.1-1 Local Coastal Program Land Use
Map depicts the land use designation for each property and is intended to provide a
graphic representation of policies relating to the location, type, density, and intensity of
all land uses in the Coastal Zone. Allowable densities are stated as maximums but may
be increased pursuant to an approved Coastal Development Permit that includes density
bonus, inclusionary housing, or a lot area modification for affordable housing.
However, compliance with the other policies of the Coastal LUP may limit the maximum
allowable density of development. Accessory dwelling units are considered accessory
uses and are not included as “units” when calculating allowable density.
The project site is designated Residential, 5 dwelling units per acre. Per the policy, the
addition of the proposed ADU does not change the residential density of the subject
property.

3. Policy 4.3-7 Compatible Development. Development shall be sited and designed to be
visually compatible with the character of surrounding areas and where appropriate,
protect the unique characteristics of areas that are popular visitor destination points for
recreational uses.
The existing development is visually compatible with the character of the surrounding
area.  The project would convert the existing one-story garage/accessory building to an
ADU without increasing its size or height and would therefore remain visually
compatible with the character of the neighborhood.

VII. ENVIRONMENTAL REVIEW
The Master Environmental Assessment identified the site as not within any areas of concern or
sensitivity, other than having highly expansive soils, moderate erosion potential, and moderately
shallow ground water.  Because the project is converting the existing detached garage/accessory
building to an Accessory Dwelling Unit with only interior construction and no ground
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disturbance, there are no significant project-specific environmental effects, and the project is 
exempt from further environmental review pursuant to CEQA Categorical Exemption §15183, 
Projects Consistent with General Plan Program Environmental Impact Report. 

VIII. FINDINGS
The Staff Hearing Officer finds the following:
1. The project is consistent with policies of the California Coastal Act because it does not result

in any adverse effects related to coastal resources, including views and public access.  The
proposed development is located within an existing developed area that is able to
accommodate said development and parking spaces to serve the residence will be maintained
on site.

2. The project is consistent with all applicable policies of the City’s Coastal Land Use Plan, all
implementing guidelines, and all applicable provisions of the Code because the new
accessory dwelling unit is compatible with the existing neighborhood, will not impact views
from public view corridors, will not impact public access, and is not located on a coastal bluff
or in an archaeological sensitivity zone, as discussed in Section VI.B of the staff report.

3. The project is exempt from further environmental review pursuant to CEQA Categorical
Exemption §15183.

Exhibits: 
A. Conditions of Approval
B. Site Plan
C. Applicant's letter



EXHIBIT A

STAFF HEARING OFFICER CONDITIONS OF APPROVAL 

232 LAS ONDAS 
COASTAL DEVELOPMENT PERMIT 

SEPTEMBER 25, 2019 

I. In consideration of the project approval granted by the Staff Hearing Officer and for the benefit of
the owners and occupants of the Real Property, the owners and occupants of adjacent real property
and the public generally, the following terms and conditions are imposed on the use, possession,
and enjoyment of the Real Property:
A. Order of Development.  In order to accomplish the proposed development, the following

steps shall occur in the order identified:
1. Pay Land Development Team Recovery Fee (30% of all planning fees, as calculated

by staff) at time of building permit application.
2. Submit an application for and obtain a Building Permit (BLD) for construction of

approved development and complete said development.
3. Record any required documents prior to zoning clearance of the building permit.
Details on implementation of these steps are provided throughout the conditions of approval.

B. Requirements Prior to Permit Issuance.  The Owner shall submit the following, or
evidence of completion of the following, for review and approval by the Department listed
below prior to the issuance of any permit for the project. Please note that these conditions
are in addition to the standard submittal requirements for each department.

1. Public Works Department.
a. Water Rights Assignment Agreement.  The Owner shall assign to the City

of Santa Barbara the exclusive right to extract ground water from under the
Real Property in an Agreement Assigning Water Extraction Rights.
Engineering Division Staff prepares said agreement for the Owner’s
signature.

2. Community Development Department.
a. Recorded Covenant.  The property owner shall submit a completed and

executed Accessory Dwelling Unit Covenant after the initial building permit
submittal but prior to permit issuance. When the rest of the application is
deemed acceptable and the building permit is ready to issue, the City will
record the Covenant. Once the Covenant is recorded, a building permit will
be issued for the project, and construction may commence.
The Covenant shall state the following: The Accessory Dwelling Unit shall
not be sold separately from the primary residential unit; shall not be rented
for less than 31 consecutive days; and, the owner of the property shall occupy
either the Primary Residential Unit or the Accessory Dwelling Unit as his or
her primary residence.
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b. Conditions on Plans/Signatures.  The final Resolution shall be provided on
a full size drawing sheet as part of the drawing sets. A statement shall also be
placed on the sheet as follows:
The undersigned have read and understand the required conditions, and agree
to abide by any and all conditions which are their usual and customary
responsibility to perform, and which are within their authority to perform.
Signed:
_____________________________________________________________
Property Owner       Date
_____________________________________________________________
Contractor    Date   License No.
_____________________________________________________________
Architect    Date   License No.
_____________________________________________________________
Engineer     Date   License No.

C. Construction Implementation Requirements.  All of these construction requirements shall
be carried out in the field by the Owner and/or Contractor for the duration of the project
construction, including demolition and grading.
1. Construction Contact Sign.  Immediately after Building permit issuance, signage

shall be posted at the points of entry to the site that list the contractors name and
telephone numbers to assist Building Inspectors and Police Officers in the
enforcement of the conditions of approval. Said sign shall not exceed six feet in
height from the ground if it is free-standing or placed on a fence.  It shall not exceed
six square feet if in a single family zone.

2. Construction Storage/Staging.  Construction vehicle/ equipment/ materials storage
and staging shall be done on-site.  No parking or storage shall be permitted within
the public right-of-way, unless specifically permitted by the Public Works Director
with a Public Works permit.

D. Prior to Certificate of Occupancy.  Prior to issuance of the Certificate of Occupancy, the
Owner of the Real Property shall complete the following:
1. Repair Damaged Public Improvements.  Repair any public improvements (curbs,

gutters, sidewalks, roadways, etc.) or property damaged by construction subject to
the review and approval of the Public Works Department per SBMC §22.60.  Where
tree roots are the cause of the damage, the roots shall be pruned under the direction
of a qualified arborist.

E. General Conditions.
1. Compliance with Requirements.  All requirements of the city of Santa Barbara and

any other applicable requirements of any law or agency of the State and/or any
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government entity or District shall be met.  This includes, but is not limited to, the 
Endangered Species Act of 1973 [ESA] and any amendments thereto (16 U.S.C. § 
1531 et seq.), the 1979 Air Quality Attainment Plan, and the California Code of 
Regulations. 

2. Approval Limitations.
a. The conditions of this approval supersede all conflicting notations,

specifications, dimensions, and the like which may be shown on submitted
plans.

b. All buildings, roadways, parking areas and other features shall be located
substantially as shown on the plans approved by the Staff Hearing Officer.

c. Any deviations from the project description, approved plans or conditions
must be reviewed and approved by the City, in accordance with the Planning
Commission Guidelines.  Deviations may require changes to the permit
and/or further environmental review.  Deviations without the above-
described approval will constitute a violation of permit approval.

II. NOTICE OF COASTAL DEVELOPMENT PERMIT TIME LIMITS:
The Staff Hearing Officer action approving the Coastal Development Permit shall expire two (2)
years from the date of final action upon the application, per Santa Barbara Municipal Code
§28.44.230, unless:
1. A Building permit for the work authorized by the coastal development permit is issued prior

to the expiration date of the approval.
2. The Community Development Director grants an extension of the coastal development

permit approval.  The Community Development Director may grant up to three (3) one-year
extensions of the coastal development permit approval.  Each extension may be granted upon
the Director finding that: (i) the development continues to conform to the Local Coastal
Program, (ii) the applicant has demonstrated due diligence in completing the development,
and (iii) there are no changed circumstances that affect the consistency of the development
with the General Plan or any other applicable ordinances, resolutions, or other laws.



*** SEPARATELY DISTRIBUTED SITE PLAN *** 

Exhibit B: The site plan for this Staff Report has been distributed 
separately. A copy of the Staff Report, site plan, and 
exhibits/attachments are available for viewing at the Planning 
and Zoning Counter at 630 Garden Street, Santa Barbara, CA 
between the hours of 8:30 a.m. and 4:30 p.m., Monday through 
Thursday, and every other Friday. 

Please check the City Calendar at SantaBarbaraCA.gov to 
verify closure dates. 

EXHIBIT B 

http://www.santabarbaraca.gov/


EXHIBIT C




